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Executive Summary 

Not sipce the development of Branch Brook Park in 1895 has Newark, had a 
chance to construct a large scale public open space. The Passaic Riverfront 
Master Plan calls for a continuous public park and riverwalk to extend from 
the Rt. 1-9 bridge in the south to the City's border with Belleville in the north. 
The proposed Minish Park esplanade has been incorporated into a more ex­
tensive riverfront park system which will serve both downtown development 
and tbe City's residential areas. Wh_en complete, the Passaic Riverfront Park 
propose9 in this plan will cover" 44 acres,; and therefore be ·.65. times larger 
.than Military Park. · · · 

Extending upland, ihe plan conn~cts the riveifront to the existing neighbor­
hoods and the historic parks through a network of streets and public open . 
spaces: Redevelopment ofthe riveif:ront in Newark is seen as the first step in 
creating a state Passaic River park systedl which extends on both sides of the 
river from Newa~~ and Harrison all the way to Paterson. -

. ' 
Newark'~ front door to the region is.locat~d along the ·Pass~c River between 
Penn Station and the New Jersey P~rforming Arts Center. This is the place 
where the public gets 'its fust impression of Newark and .it is here that the 
City must project its image for the 21"' Centuiy. 

A key to the reVitalization of Newark's rlverfr~~t area~is to create recreation 
and water transit activities on the Passaic River. Once the river begins to be 
animated With all types· of boating activity, people will be drawn to the water's 
edge. The Master Plan ilfustrates how both recreation and development ac­
tivities can be integrated into an overall plan for redevelopment of the 
riverfront. 

Newark is unique among American cities because it has two major railroad 
stations located near to its riverfront. Mass transit access to the Passaic 
Riverfront will soon be enhanced by the construction of Phase I of the New­
ark Elizabeth Light Rail Line which will connect the City's two regional rail 
lines. 

Passaic Riverfront Re~ltallzatlon 

The City and the New Jersey Department of nansportation now have the 
opportunity to reconstruct McCarter Highway Route 21 in the key section 
along the Passaic Riverfront as a beautiful city boulevard fully integrated 
with adjoining urban development. NJDOT's first draft of the Rt. 21 Plan 
has not shown the proper balance between access from the City to the river 
and thru traffic movement. The combination of regional railroad, light rail, 
improved arterial streets, and water access provides Newark's riverfront with 
great mixed use development potential, if all systems can be designed in con­
cert. 

A significant amount of new mixed use development is proposed for the area 
along the river around .Penn Station and extending toward the New Jersey 
Performing Arts Center. Thn building sites are identified which have the 
capacity to accommodate 4.6 million square feet of construction. This devel­
opment will be composed of a variety of uses including hotel, offices, housing 
and retail. The exact mix of uses for the site has been left flexible and will be 
finally determined by the real estate market. An overriding concern is to de­
velop first floor uses such as shops and restaurants which will generate street 
level activity. 

The New Jersey Performing Arts Center has set a new standard for the de­
sign of public buildings and public spaces in downtown. The design vocabu­
lary and materials used in the NJPAC including brick and exposed steel will 
be extended down to the riverfront. The design of the riverwalk will match 
the character and quality of the NJPAC Plaza area. 

1b achieve the goal of a vibrant riverfront filled with activity seven days a 
week, the public and private sectors must develop a true working partner­
ship. While the rewards of this plan are great, it will take a significant com­
munity effort to implement the revitalization of the Passaic riverfront. 

Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 
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ntroduction 

new day is dawning for qowntown Newark. For the t time in several 
ecades there is a feeling that the City lias turned the co er and is on the 

, ove. The New Jersey Performing Arts Center which op ned in 1997 is at­
_ acting hundreds of thousands of visitors with its world clas music and drama 
rograms. Minor League baseball has returned to the d wntown with the 
pening of the 6,000 seat Riverfront Stadium home to the ewark Bears. The 

titutions of higher learning located in the city, includin Rutgers Univer­
ity, the New Jersey Institute ofThchnology, the Universi of Medicine and 
entistry of New Jersey, Seton Hall, and Essex County mmunity College 

re expanding and creating a greater impact on the char cter of the down­
own. The federal and state government have committed$ 98 million to con­
truct a one-mile section of the Newark-Elizabeth light il system that will 

between Penn Station and the Broad Street Station-- nnecting NJPAC 
d Riverfront Stadium with the regional rail system. M jor plans are also 

nderway to construct a new 15,000 seat basketball/hocke arena at the inter­
ection of Market and Mulberry Streets. 

e time is ripe to push ahead with the revitalization of the assaic Riverfront 
Iiich is the gateway to of down~ Newark. Understan · · g the need to take 
ction, the Qty in conjunction with the Passaic Riverfro t Working Group 

d with financial assistance providc=d by the NJ Department f'fransportation's 
STEA Program, retained Oarke Caton Hint7/Ehrenkran z Eckstut & Kuhn 

prepare a cOmprehensive development plan for the riverfr nt. CCHJBE&K"s 
ork involves an analysis,of existing conditions, establis · design principles 

or the area, exploring development options and prepar" g a final develop­
ent plan. During the preparation of the plan the Qty d the consultants 
nducted many meetings to solicit ideas from citizens, b s interests and 
· titutions.on how the riverfront should be developed, · plan documents 
ese efforts. 

Clarke Caton Hintz I Ehre krantz Eckstut & Kuhn 
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Analysis 

The Process 

The analySis of the passaic Riverfront involved a study/ of ~$tU;trJ 
conditions, as well as the histoty and proposed developments . 
to the ri\Ter in N~ar~ This investigation has covered a wide. a' ·m~~lot 
mcluding land use, cin,:ulation, water activities, open spacb and~~truc:ture. 

' The objective has been to identify the most important factQrs +hd+: ... ~m 
affect future development. · ' . . ' 

l 

' 
Project Area 

The overall waterfront st1ldy encompasses the land along 
frOm Routes 1 & 9 and the New Jersey 'Thrnpike crossmgs, 
ward to the City's border with Belleville. The length of the 
the riverfront is 6.6 nilles. 

Passaic Riverfront Revitalization 
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e overall study area has been divided into three parts: t main study area 
ounded by Clay and Brill Streets, the northern shoulder w ich extends from 
lay Street to the city border and the eastern shoulder whic encompasses the 
ea from Brill Street to the Route 1 & 9 bridge on the eas . 

ewark was founded- in 1666 and by 1830 the city led all N Jersey commu­
'ties inboth population and industrial development by a ide margin. Al­
ays an importani industrial and manufacturing city, Ne k was home for a 
yriad of factories producing a rich array of produCts. A ajor stimulus for 
· strong industrial growth was its proximity to the Passai ·River, which was 

oth a transportation waterway and power source for Newar s early rlverfront 
ctories~ 

tth the opening of the Morris Canal in 1831- a 98 
aterway.comprised. of a series of locks and channels co 

Newark- raw ma_terials from the interior of New Je ey and coal from 
ennsylvania could be transported to factories in Newark. ecause the canal 

· erminated at Newark Bay, Newark developed into an im ortaiit port. Forty 
ears after iU coimruction, the canal was made obsolete by the more efficient 
· ad systems. The canal bed was finally aba_ndoned in 1924 and the City 

urchased the right-of-way to construct Raymond Boul Lock Street and 
_ e beginniilgs ofthe Newark subway. 

er time, the profusion of industrial development on the riveifront took its 
oll on the PaSsaic's water quality. Newark, like many o er industrial and 

anufacturing towns upstream, dumped its. industrial an septic wastes un­
a~·into the river and it became polluted. Newark was creed to abandon 

e P~Bic River as a water supply in 1889. Once the rive was polluted with 
dustrial waste, citizens had to abandon their use of the aterway.for recre-

tion and leisure activitieS. Swimmers, rowers, pleasure and gracious 

Clarke Caton Hintz I · Ehre krantz Eckstut & Kuhn 
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CITY OF NEWARK, PASSAIC RIVERFRONT (1874) 
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omes ~1 disappeared. Beginning in the 1970's the fede and state govem­
ents 'eriacted laws to prevent pollution ofrivers such as the Passaic. This 

nvironmental awareness is haVing a positiveJ~ffect on the 'ver's water qual­
ty and each year conditions are improving. 

the glacier of industrial de'Velopment has melted away from the banks of 
e PasSaic, there is a ne'Y opportunity to use the river as open space and 

eereation resource .. For the Passaic to reach its full pote tial and maximize 
ts impact on the city, ways must be found to promote boa ng and recreation 
ctivities on the river. 

ne long range goal of this plan is to promote the idea of a linear park system 
oilg the banks ()f the Passaic River which would eXtend fro Newark to Pater­

on. ~park system would extend 20 miles and pa8s thro gh 15 municipali­
'es tluithave a total population of745,000. It will take man decRdes to imple­
. ent such a park concept, but once in place this river co • dOr park system 
· ould have a tremendously positive impact on the com unitieS along the 
assaic. ·One could bicycle or hike significant distances al ng the river. Indi­
. dual municipal and county parks which now exist along e river would. be 
terconnec~ to ereate a much grander park experien The use of the 

·ver for recreation boating would be promoted. · \ 

. sc8le of park system is the type ofproj~~hich ~ 0 'be realiz~ with 
active participation of the State of New Jer&ey~ The Sta e has a role tO play 

this situation because the Passaic River is such.an und ndilized·r~ource 
d its own goals promote waterfront revitaliiatiort Foil wing is·a listing of 

· e municipalities that would benefit from ihe)las~aic iuv r_S.tate P_ark. 

·_; -.. 

ewarkt· :- Clifton · 
elleVille ' · · · . Passaic . · 
)lttey · · · · . ,,. • . Paten.ion' 
-~-~-~1~r :"'!· . -r ·f.~·. . . ·; :. 

,; 
. -~ ... 

Harrison · Rutherford 
.t·· . 

·. :.East Newark·. Wallipgton 
.§kearny .: ,.,.': '· :c.Garfield ,.:-

:North Ar~gion :. ·'. · ... Elniwood Park 
'' ;Lyndhurst~'" · > ·. 

.·,.· 

·-
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Transportation Systems 

No other city in America has a downtown riverfront with rhore tlraQ!IJ:llortaticln 
infrastructure than N~k. Penn Station and Broad Street S~ti~~ 
gional rail facilities, are located % of a mile apart and .both 
distance of the Pa8saic River. In the next few years NJ 1l.ransi~.1~ 
firSt phase of the NeWark-Elizabeth Rail Link to connect !regjon:al 
train stations. A later phase of this light rail system will extend 
International Airport. ·. · 

Vehicular access to downtown Newark is provided by an ·~"'fll'"~~rreg;~onai 
highway network including the-N] 'Ibmpik:e(I-95), 1-280, x..:7s 

. -.. · 

road improvement programs are developed it ~ .. in."nn.,rtA1ht 

Newark's primaiy interest is in providing acCess to ..... "'•cuu.•~ 
"~" ........ .., ..... -located within the city and not necessarily ·oro~vielinl! 

access through the downtown; 

8 

Passaic River has the potential of providing rapid 
· dowritown Newark, Manhattan and.Jersey Cii)r. Iu(:ple:mentilllg'lVa~er 
services on the Passaic would be a natUral. way to b~d 
transportation infrastructure and this activity would . 

acti·vitv to the river's edge. · . . . 
State Parkway .. Forturiately, down- ' 
toWn Newark has nofbeen cut off ,---------r-7-±::l~===---t------~=-------.::---'-----~--t---''------, 

from its riverfront by a major hi~­
way as is the case in so many Ameri-can cities. . . . 

Co~ections between':the regional 
highway system and downtown fa­
cilities are provided by several bou­
levard scale streets including 
McCarter Highway (Rt. 21), 
·Raymond Boulevard, Broad and 
Market Streets. All .these streets 
cany heavy volumes of traffic dur­
ing peak hours. Soine:ofthis traffic 
going tp and from do\vn.town loca­
tions, and some vehicles are just 
passing thrOugh downtown Newark 
on their way to other' destinations. 

Passaic Riverfront RevHallzatlon 
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main study area of this plan extends 1. 75 miles along e west bank of the 
... a.,.,.,,,. River between aay and Brill Streets. The edge o 
t>~:iness· district adjoins the nlain study area between Pe 

Jersey Performing Arts Center. South of Penn S 
tronbcmna. The district adjoining the north end of the 

several important city facilities including Washingt 
p1a,wu1m and Broad Street Station. 

tion ·is Newark's 
· study area in­
Park, Riverfront 

for its fa~ories 

sed several con­
clude: large scale 

south of the exist­
ts should be pro­
Ironbound neigh-

Clarke Caton Hintz I Ehre krantz Eckstut & Kuhn 
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~-~· ··New Jersey:Ped~~~ng ·. · Riverfront Stadium 
Arts Center. .· 

. "Congratulations to anyone 
who had anYthing to do with 
building this ~agnificent 
-performing art center'' was 
President Bill Clinton's 
comment during his March 
1999 visit to NJPAC. 

. The NJPAC has proved to 
. . be aJremendous resource 

for both the city and the entire state .. The fi!'st. s~ tp !Je built as p~ of· 
NJPAC contains a 2,700 seat multiprirpose hall and a 500 seat studio theater. 
The building stands prominentlyat;the inter8CCtlon of Center Street and Park · 
Place overlooking Military Park and the waterfront In this location the NJPAC 
is at the center of the main stu<tr ~a; ItS arChitecture is acCessible and inVit­
ing. pte massing of the building iS b.ighly.articulated, forming an ass~m))ly of 
separate structures in keeping with the scale of the 18th and 19th century fabric 
of Newark. 

The design of the NJPAC with its beautiful plaza area has set a new standard 
for what new Construction along the waterfront should look like. One goal of 
the Passaic River Revitalization is to extend the impact of the NJPAC down to 
the waterfront. 

Buoyed by NJPAC's success in attracting over a million visitors since its Octo­
ber 1997 opening, Newark once again holds out the promise of becoming a 
downtown destination point for sports, entertainment, cultural enrichment, 
economic development and fine dining. 

Passaic Riverfront R8vltallzatlon 

· After a decade's-long absence, the Newark Bears returned triumphantly to its 
old home city in the new Riverfront Stadium just blocks away from NJPAC in 
1999. Owner and formerNew York Yankee Rick Cerone welcomed Yogi Berra, 
Phil Rizzuto and a sell-out crowd of 6,000 fans to the Bears' opening game on 
July 16, 1999. The Newark Bears are part of the Atlantic League, an indepen­
dent minor league with affiliated teams in Atlantic Oty, Somerset County and 
soon Lakewood and Camden. If the Riverfront Stadium is as successful as the 
Mercer County Waterfront P~k Stadium in 'Itenton, it Will attract 450,000 
fans each season • 

Riverfront StadiUm is located at the north end of the main study area with its 
front door facing Broad Street. When the Newark-Elizabeth Rall link is con­
structed, one of the light rall stops will be located in the stadium's fiont plaza 
providing easy access to both Penn Station and Broad Street Station. The 
outfield of Riverfront Stadium adjoins McCarter Highway but the view of the 
Passaic Riverfront from inside the ballpark is blocked by the stadium's ad 
wall. · · 

One goal of this plan 
is to illustrate how the · . 
stadirim can be tied · 
into a~joining devel­
opment opportunitieS. 
Having a major sports 
facilityJn the ·north . 
end of the main study 
ar.~a ptight s~gge~t 
that this section of the 
riverfront be devel­
oped with a sports , 
theme. 

Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 
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lgnlflcant ProJects Within Main Study Ar a 

ere are three importailt developments within the main tudy area: the Le-
al Center office complex; New Jersey Performing Center and The 
· erfront Baseball Stadium .. In addition there are three ajor project plan­
ing and design efforts undeiWay within the main study which will have a 
ronounced impact on the character of the riverfront area Joseph G. Minish 
ark, McCarter Highway reconstruction and the Newark- · beth Rail Link. 
allowing is a short description of each of these developm nts. · 

egal Center Office Complex 

1986 the Newark Economic Development Corporation d a plan prepared 
or the property located between Raymond Boulevard, cCarter Highway 

d The Passaic Riverfront which has come to be kn as the Grad plan. 
· plan resulted in the construction of the 415,000 sf gal Center, its ad­

oining plaza, the garage on which they sit, a pedestrian bri ge over Raymond 
oulevard and a service driveway on the river side of the garage. This plan 
roposed an extension of the garage and the upper level laza, which would 
ntain two additional office buildings, a hotel, and extens ve retail space, all 

f them to be accessible from the upper level plaza only. It is important to 
ote that the Grad plan was developed prior to any serious discussion about a 
'veiWalk along the Passaic, the New Jersey Performing Center, widening 
f McCarter Highway or additional property acquisition a ong the riverfront 
p to Center Street. 

en the Legal Center and its garage were constructed oundations for an 
dditional 600,000-650,000 sf office tower were installe at the comer of 
aymond Boulevard and McCarter Highway. This 30,0 0 sf building foot­
riot was a major investment and it provides a location w ere new office de-
elopment could proceed very quickly. · 

e Legal Center's proximity to Penn Station, the Riverfro 
t a highly attractive site for commercial development. uch has changed 
ince the 1986 Grad Plan was prepared. Part of the char e in this planning 
ffort is to illustrate how an expansion of the Legal Cent r complex can be 
ntegrated into an overall plan for the Passaic Riverfront. 
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Jose.hG il 

~,:_.. I :·1 . 

,~~Ifiains '!d!, · ·aofthis 

<.plan eoiiicl : ~ [ tii the'jo-
. sephiG. . _ 1 ·Passaic 
· 'Rive Wa '' 1 and His­
toricka wl' ,• ' is being 
devel!Jped 'ry S Army 
CQrp~ of :. : · rs. This 
section o . t 
Rivetrront . ; 

rioraied~ 1 

. tanh y degra , ~ 
1 eavycom e 

amUic,od;1~g. In ~t of~e ren~ o~the.cci~e c· 
1 · · the PasSaic River, the proJect ts VIew 

Corps as an __ i . resourCe to be restored • 1· 

Construction has b~Jn on tb.~"Munm Park project, and it is di •. d~ 
phases. The first phltse Will provide 6,000 feet of new b · e~i 
from Jackson Streei Bridge north to Bridge Street. In additi • ·, f. 
riverbank and wetlands will be restored east of the Jackson :Stfi 
Detailed construction plans have been prepared for the Phase t, 
and construction is ready to start pending final funding ~gree i ;e i 

to three 
ending 

Ofeetof 
-t Bridge. 
eadwork 

Phases ll and m of Minish Park, as finally envisioned ~y the 'i : s includes 
the development of 25 acres of park land including a 9,200 fo 'verfront 
walkway and other park amenities such as plazas, landScap · g . lighting. 
The.goal of this plan iS to illustrate how th~ c:o~c~pt of the • · ~~-~~ . can ?e 
further developed and integrated with adJommg comm~rctaL .. ~- stdential 
development and linked back to City neighborhoods. . ! ' ! 

t • 1 

Phase I of Minish Park for the installati?~ of the b~ead ·~nf ~ ver bank 
restoration will cost an estimated $37,3 million: ~e ~ry.s h 

0 

er I ated •the 
Phases II and ill park improvements at $40.5 million bnngmg erCD al proJect 
cost to $78.8 million. . I 

I 
I 
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, .. -:: 

~tlon oftlle·fhase I b~~ad will requir~JO !pot . · .. · . · . . tie-backs 
•tb. rui.Citors. The46'footwide SJ?ace'above the tie-backS . be reserved for 
continuous walkway along the river's edge. At the foot Center Street the 
orps will construct a triangular indentation in the which can be 
ed for boating and/or entertainment activity . 

cCarter Highway/Boulevard 

e New Jersey Department of Thansporiation is planning to re­
nstruct·the seCtion of McCarter Highway (Route 21) lbetwec:m Raymond 

oulevaid and 1-280. The objective ofNJDOT is to 3lanes for mov-
g traffic in both directions plus provide such turning as might be re-
uired to optimize traffic flow. 

e pure traffic engineering approach is to eliminate 
tersections from McCarter Highway as possible. The 

tro'ngly suggests that McCarter should be designed as a b~lllutiiful 
ard rather than a highway. The goal is to link the river 
eighborhoods and to accomplish that objective city :tLu;;wL., 

cCarter Boulevard to provide access. 

uring this· planning 
rocess NJDOT has 
greed to provide a 4-

y, at-grade signalized 
ntersection at Center 
treet to provide access : 

min front ofNJPAC ·. 
o the riverfront. The · 
esign Jeam feels 
trongly that additional 
t-grade Jntersecti~ns 
hoiild be provided .at 
ector, Fulton and 
ombardy Streets. If 
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intersectio~ are not provided at these points, the open space along the river 
will be of little value to city residents. 

Pratt Street which runs parallel to Baltimore's highly successful Inner Harbor 
development is a good 1model to use when thinking about the redesign of 
McCarter Highway. Pratt Street is a high volume state route with 6 traffic 
lanes but it has intersections every 800 feet Stopping the auto traffic at each 
street allows people to walk from Baltimore's core business area to the attrac­
tions located on the waterfront. Baltimore's Inner Harbor would never have 
developed as it has without the intersections on Pratt S~et If Newark's 
riverfront is to develop its full potential, access from the city must be pro­
vided. 

NERL Ught Rail Car 

Passaic Riverfront Rev"allmtlon 
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Newark-Elizabeth Rail Link 

.The Newark-Elizabeth Rail line (NERL) is a proposed 8.8 mile light rail 
extension of the Newark City Subway linking the downtowns of Newark and 
Elizabeth, including a stop at Newark Airport. The first phase of this project 
is a one- mile section which will extend from Penn Station to the Broad Street 
'IIain Station and will cost approximately $200 million. The NERL Win con­
nect the two train stations with the New Jersey Pedorming Arts Center 
(NJPAC) and the Riverfront Baseball Stadium •. The light rail will run under­
ground as it leaves Penn Station and come to the street surface near NJPAC. 
From NJPAC it will run on the surface with four stations and eleven grade 
crossings between Riverfront Stadium and Broad Street Station. 

Connecting Newark's two regional rail stations with the NERL will spur de­
velopment opportunities in downtown Newark especially along the Passaic 
Riverfront. It is estimated that the segment between Penn Station and Broad 
Street Station will carry 13,200 daily riders and reduce traffic congestion in 
downtown. 

Part of the Passaic Riverfront Revitalization planning process has been to co­
ordinate the design of the NERL Station to be located at the foot of Center 
Street between NJPAC and the widened McCarter Highway. The NERLneeds 
to provide mass transit access to both the NJPAC and the riverfront at Center 
Street It is very important to maintain the view of the NJPAC from the 
riverfront and to provide an attractive at-grade crossing at Center Street be­
tween the NJPAC and.the riverfront. 

Clarke Caton Hintz I Ehrenkrantz EcksM & Kuhn 
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VIew over Mlllt81Y Park toward Passaic River 

Passaic Riverfront Revitalization 
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Downtown Development ProJects 

There are· two other development projeCts underway in downtown Newark 
which will have a significant impact on the city's character. The New Newark 
Foundation, a non-profit development organization, is proposing to redevelop 
the arena between Military Park and the University District and a new multi­
use NBA basketball arena, seating 18,000, is planned for the comer of Mar­
ket and Mulberry Streets. Revitalization of the riverfront, New Newark and 
the arena all support one another. Each project responds to a separate real 
estate market demand. 

New Newark 

Development activity of this plan is concentrated on the multi-block area 
bounded by Washington Street, Central Avenue, Military Park and Raymond 
Boulevard. This will once again become a market-driven mixed use center'for 
the downtown characterized by : 

Street-oriented ground-floor retail, food and beverage, and entertainment 
activities 
An additional blend of cUltural, educational and artistic uses 
Upper floors occupied by residential, institutional, and commercial uses 
Conveniently located, attractive, accessible parking 
A completed development containing close to two million square feet of 
new and rehabilitated space 

Broad Street will re-emerge as the number one address and most important 
street in the city. It will become the front door for a variety of uses including 
retail, cultural, entertainment, educational and commercial. The Hahnes/Kislak 
block will retain its historic fa~ade and house an exciting mix of cultural, artis­
tic, retail and commercial uses. Broad Street will link major sports complexes 
on the North and South as well as provide a significant retail address. In 
addition, it provides access to a variety of streets that lead to the revitalized 
riverfront. 

Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 
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_->: ·~ 

:i·. 

.\ , ~l'/1·~·<~~,· ·-· ...... ·, 

. : . .-.Th~go;ili;or.iwseff9rt.;e.8sroiiOW&: ~-: .:.. :· .. :·.·. 
·::"' ':'/\~.-;}; > _: .. ' .\ . ·~ ,' '·:'._ .. '. '.·. 

. · ':Re~tal:>lish Militani Park :as Ne\vai:k's toym sq!J&re. · 
. '·'EitlphaS~ Bro~d S~~ as ~ewark's mllin street. " 
. 'Pl:Qvid~ P:tore convenient travel patterns for pedestrians and vehicles.· 
· :~memper the past by preserving the ~~k blockand retainitlg 

11low-scale·Haisey_ S~et.. ~ . . . · · . ·. • '> · · . . :. · · . . • · ~~ft~~k~ el:?~~~ o~ ~~~;.:.:;~~tion81, _r~~t r~identiaj 
. BUild on the success ofNJPAC and reaCliout to the future of the riverfronl, 
.. :Bto~a Sttee~ StatioD, ~e:s~di~ and.·tij~:'*eria. · .. : · · . . : 

- . . \ -~; 

·-Arena 

The•Ne\VarkSpaHS andp~t~it~e~tLLC pliuui to bu~4 a state•of-the-art 
NBA arena to be the new:homeof the Ne\VJersey Nets at ihe cOmer of Mar­
ket and Mulberry Streets. 'The Nets Arena is.part of a oonipreli~nsive rede­
velopment plan of .40 acres which will include. a multi~purpose 25,000 seat 
outdoor SOCcer stadium, mixe(f use commercial, retail and residential estab-

. ~ lishme~ts -t!u!t include a hotel, television ~tll~o and an array c;>f restaurants 
and offi«;e buildings. · · . . · 

.The Are~ ~evelopment Plll;U is desip.e~ to restore the activity and signifi­
Carlee off\1:arketStreet as a principal downtown street. The plan aims at influ­
encing 'existing investmenis and historic building$ as welt' aS new initiatives 
imd structures yet to come; Pla~ing the Are~'s front door at the interSection 
of ~arket and, Mulberry StreetS sends a.sirOilg message that ~arket ~treet is . 
ready to reassume Jts proolinent place as the retail soul of the downtown. 

·~ .. ! ': .. 
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Design Prlnclpl~s 
.;.. -. ll 

., 

• Make the.~saib River a grand amenity for NeWal:k'~lM;t4e:nts 
visitors by provid(ng cOntinuouS public ~ 
connecting a: series of parks and streets along its . 

~ . . . 

• Establish a watei- plan of activities to take place 
bring life to. the w~terway and include recreational 
including pleB;SUI~ and diner boating; marinas, 
and water taxi seifvice. . r 

• . \Vhere 'possible, ~extend th~ ·city streets to coJect 
accessway ~ong ~e river's edge. . 

• · Concentrate the highest density of development 31' roun~.P~~~ylVImia 
Station and the Legal Center. . · I . 

. '' i 

• · Extend the street grid of the lroJibound neighborhood to the!Jiiv1er's 
· :and maintain thejlow ~e:~cale of the. Ironbound.. : 

Batlely City Park Esplanade, New Yorlc, NY 

Passaic Riverfront Revitalization 
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Expand the influence of the NeW Jersey Performing 
tending its generous front plaza out to the water's 

·city's front door on the river. 

Center by ex­
to establish the 

Reconstruct McCarter Inghway (Route 21) as a bo1:1lb11ardwith regular 
intersections (at least 600 to 800 feet apart), to access to the 
river's edge. 

Redevelop RaJ1Dond Boulevard as a major aateMlJI 
couraging reSidential, commercial and open space de,,~lo1pmten1:s. 

· As the hldustrial properties along the riverfront in the ~1te1n 
em shoulders come up for redevelopment, require the mr111tTn~inn 
public accessway along the water's edge whiCh will c$rentually 
·continuous rlver corridor open space system. · 

• ,. ,I } • : • . 
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Former Branch Brook Park Boathouse 

Boat Houses on Schuylkill River, Philadelphia, PA 
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Options 

After having completed the analysis phase and establishing the design prin­
ciples, the design team explored various ways the plan might be carried out. 
The investigation of op~ons was concentrated on the section of the main study 
area between Penn Station aild NJPAC. This is the section of the riverfront 
that has the most potential for mixed use .commercial development and it is 
the location where new development can have a dramatic visual impact on the 
riverfront 

The progr~ adopted for the key development area included construction on 
the existing 30,000 sf office building foundation pad, a 350 room hotel, and 
two additional office structures of 220,000-300,000 sf each. In addition the 
program called for ground floor retail, restaurant and service operations to 
provide a vibrant street life to the project. The client group emphasized the 
need to integrate water activities such as marina, dinner boats and floating 
restaurants into the plan for the rivetwalk. 

During the planning process, a proposai was made by one of the members of 
the Passaic Riverfront Working Group that a very wide pedestrian bridge be 
constructed over McCarter Highway just north of Center Street to provide 
access between the NJPAC and the riverfront. This bndge would be several 
hundred feet wide and be landscaped. After investigating this concept, the 
design team concluded that a pedestrian overpass above McCarter Highway 
would not be a good idea. In order to be high enough for trucks to pass under 
the bridge, the structure would cut off the view between the NJPAC and the 
waterfront The space under such a wide bridge would be dark and forebod­
ing. The millions needed to construct such an overpass would be much better 
spent on landscaping and public amenities along the rivetwalk. Experience in 
other cities across the county shows that this type of pedestrian bridge is rarely 
successful. 

Several design alternatives for the key development area were presented to 
the client group for review and discussion. After each presentation, revisions 
and refinements were made to the proposal. The final plan presented here 
represents the collaboration of the design team, client group, and other inter- · 
ested parties. 

Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 
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lA continuous public riverwalk and park will be created the west bank of 
PR!II!~Ril'.from Bridge tO Brill Street. In time, this rivc~ml:>nt open space will 

extended east tO the Route 1 and 9 bridge and north to city line. Revi-
~alizatiion .. of the river's edge in Newark as a public is seen as the first 

in creating a Passaic River state park system which extend all the way 
·Newark to Paterson. 

which will allow 
adctiti¢1n tO seating areas. 
hWKirc~ feet in some sec-

system. An overriding concern in the pian is nmiVidm~ 
~c:tiOJIIS between the riverwalk park and adjoining ctt)r ne~igh.bor~ho1oos 

Ironbound, LoWer Roseville and North Broadway. 
Riverfront to the city is tO create at-grade intc~rsc:cti10~ 

HisnWlllV and Raymond Boulevard which will slow traffic 
pesmatn access to the open space. All parts of this propos~ 
PPIID.eJiltin conformity with the New JerseyDepart:J:illent of.ijllvirelllllnetltal 
t-e"'•"tlu Coastal Zone Management and Waterfront De:vel,oprnerlt ........ E> ....... u .. Q • 

key to making the Passaic Riverfront an exciting place attract residents 
visitors is tO create activity of all types on the Now the river is 

of any type' of recreational boat activity. Given the width, slow 
t;wrentt, adequate depth and connection to New York l[_T-....... ·-, it has a great 
Pn1:8J)J)ed potential to support recreational boating. The indicates toea-

for small boat marinas, rowing club boat houses, centers, and pub-
. dock facilities. 

commercial uses of the river should also be enc:ouraj!;ea. Locations for 
boats; floating restaurants and bars, excursion 

tPnn,.,. to Jersey City and New York are provid~d. · 
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The riverlront needs to be a focus for city wide festivals aiul eel bj ons. An 
amphitheater is proposed at, the foot of Center Street next to N C. The 
concept is that the N~AC would extend itS ~iltertainnlent pro ' .. down to 
the river's edge •. ·IIi·. fii .. ccfthe s.t~ge of".the~ampilitli~ate.·'tr--~.·. :. · · floating 
facility to be is used itt summer'months and then relo ted .

1
• ' Winter. 

Implementing festivals, celebra.ti~ns and enterttiliune t .ev II~ . . ong the 
riverfront will take a s~ble management effort but the r 1 ~t) city~ 

be great. . I . . . . ·.· '· ill . •· . . -
There are some restridjions on boat trafficon·the Newark . · '~ Rassaic 
River. The clear height undet::~e J~cbqn Street Bridge· · :fu.e 1 1

• \Vare,r is 
10 feet. Jackson S~t is a pivot bridge and it will ope · on 

1 
.. _ ·for tall 

boats but it takes s:.:io · · utes to rotate the span. While · ·e ~ • ,~ , :. " ate an 
obstacle to. larger ~oa mos~ r~a~~,n boats. Will be. abe to :' . .· ·:,,:er.'the 

Newark bndges Wl~~r:res~cti.~~.:. .. , . . :. . . i I. ' ·" · 
The navigation <;~ann,~l in the ~aic River· at New~k is 300 fi. ~ 
channel width was necesSary when the river earned muCh ind . • 
fie. 'Ib encourage re~ational and oonmiercial boat acti 'ty'd I i . I 

nas are needed along tJte ~er's edge which Will extend b~Jid ·'I 
channel line. Th~ regqlated width of the channelshoilld ~p r,et:t " . "theUS 
Army Corps of Engfuiers to reflect the needS of recreatiral fall 

0 

)_. 

Minish Park Expanred , . · ., \ i i!. 
This plan expands tbejcon':'?~~·io~ Minish ~k as. p~o ~ ~ !·::. 
Corps of Engineers and connects the. park Wlth adJommg aty ~ ' 
The Minish Park areajhaS been inei-ea:sed from 25 acres o 44 ' 

1 

.pose~ in the US Arm~ Co~ plan, f!tere ~ ~e ~ continp~~ ; ;:," ; ..• ~Y,. Blong 
the nver's edge but rather than 40 feet Wlde 1t will be a , ,.. . . f(iQ:f~t 
wide: The inc_:r~e n1. the ~~erwalk. width will. allo'Y fof ·.sep , ;' 1 at:~ ~or 
walking and b1~cling F addi~on to lineiU" .planting are~~··.. ~· l Ji··· _· · .. ' . 

In some locations, su~h as north of Center Street in front of 
1~ w Jersey 

Performing Arts Center, the park area will expand to be 200 ee : de. The 

Passaic Riverfront Revitalization 

I ; 

,. 
I 

1 I 

is to make the river's edge an active recreation and e~:ertainme:nt 
.qa•.otuLn;;;,, which might be located within the riverfront 

Amphitheater associated with NJPAC for outdoor 
, ductions 

Boa,thouses and practice rowing facilities to support rcN!rin2 

on the river 
Unique restaurant and concession stands 
Sculpture and monuments related to Newark's histoey 
Relocate FoUJ1der's Park commemorating Robert 

24 
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• .., . :;· :_,_~ t " ' ... 

. , >. ·. _:- : ' • ~. . .-;; : ~ :,_ • :-.;.. 

t • • • ~.. ·.,. .. • ~. ••• ;'' ·:.~ ~: -t .,:: ·. ' 

~~ri·~l~~~srciolc;~~~-. d~~~~~d ~the &se~:~iut~ P~k-~rri;;is-
~ioli,~i;th~' ~~~~!(.o~.t~e ~~t #n!Wy~ ~~lands.~pe ~i~:~s.~.t9Y,id~J>y th,e 
OlrilSied Brothers;·· The:rivei:'front . ark will. . uii'C.an/. 'Wll.level of desi ·• 

• ' • 0 • . ... ' '• .,,.,,,, ' • • • ' p ' .. ' req··' . ; ·-~ . ',,. '. . gn 
~~nL ,B~ing one oftli~ ~ityJnain po~ts ofel::'try; ~e.prop()~·riverfrorit parlt 
~Ust be an exaJl,lPle of the bb~f.parkd,esigD;:ofour timet 'Large mature treeS 
8iid Well placet:(grass.areas:should ·giVe the qverqon( a, lUsh natUral quality. · 
LightlBgsh~d pfovide bothJi sence of Chanil and ~~tY· Paving,·~~ •. 
benChe8 aitd.other land,scap~ features must be objects of gre~tbeauty. : . .-: ... 
}~?. ·~· ,. ~-~:·· ::· .. :'~ ' {~ ,:. .. ' ; ·:..,_ . . . . . ;. ~-.. . : ".•· . ' ... . . 

.· .·, . ,, 

Ke.y.Qevelopme~t 4re~t , · · : ·.. . ,., 1 

.:~:~:·:C::-~: .f~>;·/ ... :~.:~· ,·?\::. .. ~.d,;.'{,~.:~· '· .. · .·. .·.· .. <·:,;~:.: .. · ,~ .2 
' 

'Fhe;plM.~illu8ttates 'how·~~~ant property between::J.'~lrii Statiq~ ~e Legal 
ce.~ter and Np?AC can be'&veloped' ~th a vibrant liiixi¥ :wie'developlne~t 
whichw~lleneigiZethiskey:sectionoftheriverfront. ;,~ .. <. ' ... 

·.,.:',.· •.·.···.· . - ' . 

The;objeclive is to ereate idievelopment that has the character of the World 
Fhuui~lii ~nter iii.JJiittery'J.'arkCity or Rockefeller Center on the Passaic 
:Rivetfujnti.' · ; : ·<: /;,. . ;/· · -
tu''J:~~-the ~~cept;oiw:i~il'ark has ~n expand~d to be~ linear park 
along the rive~s edge with a.Iiilitim1DD Widtfi of6o feet 1b umte the rivemont 
p~it ~~ ~e ~iiy,, ¢elitt?r;S~et is feitu.kea ~-~e exte'n~dJ'rom NJPAC' to 
run parallel to'the.'riveralid connect to an extension ofRaymorid·Plilza west 
which 1lJllS in front of Pe~ Station. The extension of center Street will pro­
vide 1>othvehicular and pedestrian a~· to the-river's·edge and the proposed 
new ~mmercial developmenL 

. . 

·In turn Center Street, the NJPAC . plata space and Militaty Park will be- the 
link t~ the Jllew Newark development and the university district with the wa­
terfronL 

,., .... I J 
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Development Components 

Three new. office buildings totaling 1,070,000 sf and 
hotel are arranged round a pulJiic area which will connect 

An active street Ufe environment will be created by prcl'\fldlt)l)!~lspace 
restaurants, shops and seiVices at the base of the new 
structures. · , · 

i. 

The new buildings are arranged by height, with taller st' r(icttJtc~ in back, 
so that all tenants will have a view of the river. 1 

1b expand ~e iolpaCt of the New Jerley Perfo~n, .a:,D_ '"'.,~ ... ~a 
. to the riverfront, an amphitheater is located at the foot 

. I 

· Promoting activities on the wa­
ter is a critical part ofthis 
project. The plan' shows dock ac­
cess points for diriner boats, sev­
eral floating restaurants and/or 
night clubs, an~ a floating stage· 
for the amphitheater. 

Passaic Riverfront Revitalization 

The plaza space in front ofNJPAC is extended to the "'"'•rFrnnt 

vacant sites around the NJPAC would be developed 
office, housing and retail uses. 

MaSS transit BCce&S will be provided tO the wa·ter:lfrOlltt 
light rail system located at Center Street and u ..... ~ 
joining the NJPAC. , 

McCarter Highway Will be recon.Sttucted to be an eleJ_...t city 
. 1_ ·: With at grade intersections tO promo~ acciess between doM11town 

•: . · and the waterfront.· ·-Great:care will be .deVOted to 
' scapiDg ofilUS n~boul~d. . ~ . . ; .':·: . . ,.: >· ~ :~ 

26 
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.... ,· 

·, r-"' -. . ; .. ' 

,-~ ;·· . <~ .. :::· .::: .... ' •·. •\'. ·.;.f'~!)_ ... ·-; .. · -< ..... ,. : ... 
For the Ironbound to enjoy the benefit&·o(fvii~i~h PRik the n~igli~~fh~o~(/;~. . .. . . eXtendsouthunderth~Amiraktaiirmidb~dge · . 
streets including Prospect, Congress, Jefferson, Madison and.Monfc?e -mu$t. ., . .;, · . .v.ith ail expansion-of the Hartz Mountain IndUstries offiee 
be extended adross Market Street and Raymond Boulevard to the edge 9f the. ·is hoDietoNJ 'Ihmsit and Blue Cross/Blue Shield. '!halloW for 
riverfront park. . . . : ;, . . · .. ::· . '· '·:, ofth~,officeoomplex, the.propasaliStoloeatehalftliewidth.of 

. . . ' ~. .. ~~ ii·fl9ating,platfgrm whlch ~also se~~.as access io a'8mall·. 
Creating more at-grade intersections along:RaymondBo.td~wnl'~i~:tra$~ _ :: · · · · · · · · · 
down and promote a more pedestrian ft.i~ndly. e~vitc:mment- :~~ion:or.:·,: · · 
Ironbound neighborhood streets will create five·poten~.d.evel~p,in~~t:~ites 
between the riverfront park and the existing neighborhoocl', The8e Sites ShoUld.. . 
be developed with low-scale, market rate h'o~in:g.~fpUat ~·~t.~9.'ifti~~tii;]l· :. 
the Ironbound neighborhood. ·.,\:'> · .. · · · .· ··· :i' >j;:'>t:t. · . 

. ;' ;_ ~,· " '. , .. ,. " ~:!-~:::.·::: . 
North pf.,Center Street .. ·. . 

From ~*er Stre~:~~ ~e proposed amphlth~ater north t~ the ~~:isO'bridge, 
the park s}lace between·:M_ccarter highway and the river will have a softer, 
more naturlil qu~ty~ This is an ideal location for walking and bike paths with 
a beautiful landscape;·· PathS·will oonnect to the Riverfront Baseball Stadium 
giving fans a chance to enjoy the river's edge before and llfier ~ gani~~ . . ' 

. -.. \~: .-~·R -~·· ... -:.c~-~· ~~ . . . ,- -~ . . . . . . . ... . . . 
~. . . . - , . . . ..... . . . ... · . . , . . ·. : . , . . ·~· r.,~: '.l! , 

The 3,200 feet of unobstruCted riVer beiween Penn Station atid Bridge' Street 
is a perfect ~~t for a_~rint ~~g course. Much interest has been eipressed 
by local' ~wiDg _asSociations ~ having severalb~at houses _constt.1Jcted alo~g 
the riverfront to facilitate both c:Pmpetition and recreational rowip.g. This 
type of unique sports activity woUld draw support from the five dOwntown 
colleges, Newark High Schools and office workers whq were exp_oseq to the. 
sport in th~it·~uege days: ·' · · · 

' .. : . ·:. 

Passaic Riverfront Revltallzatlon 

...., 
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IRONBOUND WATERFRONT - UPLAND CONNECnON~ 
Passaic Riverfront RiMtatlzatlon 



•• 
I 
I 
1: 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Passaic Riverfront R&vltallzatlon Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 



I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
• ,, 

30 

D D 
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VIew north of Clay St. Bridge 

Second River on edge of Branch Brook Park 

Passaic Riverfront Revitalization 
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Northern Shoulder 

In the area between Interstate 280 and the city boundary with Belleville, there 
are two significant neighborhoods adjoining the McCarter Highway: Lower 
Broadway and North Broadway. The historic Mount Pleasant Cemetery, with 
its grand gothic gates facing Broadway, is located between these two neigh­
borhoods. 1b the west, the Lower Broadway and North Broadway neighbor­
hoods have access to the city's largest open space, Branch Brook Park. 

Unfortunately, these neighborhoods have no access to the Passilic Riverfront 
on the east At the point where the McCarter Highway passes by the Mount 
Pleasant Cemetery, the road becomes an elevated, limited access highway, 
making pedestrian movement between the inland city neighborhoods and the 
riverfront very diffict1lt, if not impossible. 

In addition to the limitations created by McCarter Highway, access to the 
Passaic Riverfront from the neighborhoods is restricted further as the resi­
dential streets that run towards the river are truncated by industrial sites clus­
tered at the waters edge. Despite their location, these facilities do not rely on 
waterfront access for their operations. Those that are still in operation in­
habit obsolete structures. It is anticipated that the remaining viable uses will 
eventually relocate to modem facilities outside of this area. As the8e indus-

. trial lands are forsaken by their present occupants, the land should be devel­
oped as open space and the residential uses within the neighborhoods should 
be extended to the open space along the waterfront Existing Oty owned prop­
erty located along the riverfront, such as the 2 acre parcel at the north end of 
Riverside Avenue, should be held for open space development. 

The area between 1-280 ramp, McCarter Highway, J•d Avenue and the river is 
ready for a comprehensive redevelopment. The streets which run perpen­
dicular to the river including Oay, Clark, Governor, 3n1 and 4th Avenues should 
be pedestrian and vehicular links between the existing residential neighbor­
hood and new mixed use development on the edge of the river. It is very 
important that the traffic signals be maintained on McCarter Highway as to 
limit the speed of thru traffic and provide access to the riverfront. 

The Passaic Riverfront is a major open space amenity serving all municipali­
ties which adjoin it. Despite the severe constraints that limit Riverfront access 
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North Shoulder- Second River .as open space link 
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from the Lower Broadway and North Broadway neighborhoods, opportuni­
. . ties,cxist for the establishment of open space connections between these neigh­

borhoods and the waterfront. 

· ·While Lower Broadway and North Broadway do not have access to the water­
front, both neighborhoods have extensive access to Branch Brook Park, to the 
west, and limited access to Mount Pleasant Cemetery. Additionally, to the 
north of the neighborhoods, the boundary between Newark and Belleville is 
marked by the Second River. This river, which was once part of the Morris 
Canal, runs parallel to Mill Street as it flows into the Passaic River. Branch 
Brook Park is located on its south banks and Belleville Park I Hendricks Field 
Golf Course are located on its north banks, in Belleville. Collectively, these 
parks comprise a significant area of existing public open space within the North­
em Shoulder. 

The Second River corridor is. eontained within a portion of Branch Brook 
Park known as the Extension Division. It is indicated within the Historical 
Profile of the Essex County Department of Parks as an intermittent strip of 
land of varying width that evolves out of Branch Brook Park and terminates 
where Broadway traverses the river. Of note is that the parkland that envel­
ops the Second River does not reach the Passaic Riverfront, thereby leaving a 
pronounced gap in public access. 

The Second River corridor represents a distinct opportunity to integrate the 
future public open space of the Passaic Riverfront with the significant Essex 
County open space network that exists within Newark. It also presents an 
opportunity to connect the neighborhoods of Lower Broadway and North 
Broadway to the waterfront. The Second River corridor should. be extended 
beyond its present terminus at Broadway in order to serve as a passive open 
space connection between the existing parklands and the open space along the 
Riverfront. 
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e Eastern ShhUider between Raymond Boulevard and t e Passaic River is 
ed for a wide Variety <;if induStrial and storage aCtivities. the center of this 
dustrial area sitS the Diamond Alkali Superfund Site. · six acre property 

ocated on Lister. Avenue· adjacent to the Passaic River · the subject of an 
tense clean-up effort on the part of Federal, State and cal environmental 

fficials. 

t is expected th~t the Eastern Shoulder area will remain 
roviding employment opportunities for city residents. er time the envi-
nmental problems caused by previous industrial uses will be cleaned up to a 

oint where all property can be safely used for any land us except housing. 

rrell Homes is located on the edge of the Eastern Shaul er industrial area. 
· exis_ting family housing development needs to have an open space buffer 
tailed between it and the adjoining industrial uses. In addi ·on Thrrell Homes 

hould have an open space connection to the Passaic Rive ont. The Essex 
unty Improvement Authority has proposed constructio of a major recre­

tion area between Brill and Mott along Raymond Boule ard. This county 
ark facility will provide a recreation area for 'Thrrell H()m residents includ­
g ballfieldS, in-line skating ~and tennis cOurts. 

individual property owners aP.ply for Site. plan develo ment permits for 
perty in the Eastern Shoulder area which fronts on the· aic Riyer, they 
be required to comply With New Jersey Department f Envirolimental 

tection Coastal Zone Management Regulations NJAC 7:7et.seq. Under 
ese NIDEP regulations, the land within 100 feet of th edge of the river 

.. ust be developed with a water-dependent use or left un veloped. Within 
e 100 foot Wide zone along the river's edge, the developer . be required to 

rovide a walkway of at least 30 feet in width. Public a ss to the walkway 
ust be· provided. · · · 

time a· natural edge with pedestrian ~ccess buffered 
be established along the river in the Eastern Shoulder 
y, periple using the river or walking along the public a 

e uruiware of the industrial uses located in the center. of 

Clarke Caton Hintz I Ehren 
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EAST SHOULDER - RAYMOND BOULEVARD AS GATEWAY 
Passaic Riverfront Revltarrzatlon 

'l;_l;i:::o::...,,}. .... , ... _-e.~- Provide Streetscape: 
- - Trees, paving,slgnage traffic ----- -"~-<;::~..-.· 

lights, pedestrian crossings, 
access to waterfront 
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Prime Development Site 

The availability of mass transit access through Penn Station via Amtrak, NJ 
'Ihmsit, NY-NJ Path, the Newark Subway and the Newark-Elizabeth Ught 
Rail Line makes the potential development sites aroimd the station a prime 
location for office and hotel uses. A 10-minute taxi ride from this location 
puts you at Newark International Airport, a tremendous attraction for busi­
ness travelers. The Legal Center constructed in 1989 began the process of 
development within the 16 acre· area bounded by· Raymond Boulevard, 
McCarter Highway and the river. This plan builds on the investments made in. 
infrastructure. as part of the Legal Center Development. 

The organizing principles of the prime development site are as follows: 

Extend Center Street across McCarter Highway and parallel to the 
riverwalk to connect new riverfront development sites with the city. 

Extend Raymond Plaza east from the front of Penn Station down to the 
riverwalk thereby making both a visual and physical connection to the 
river. 

Provide a pedestrian connection from the existing elevated Legal Cen­
ter Plaza down to the new riverwalk via a grand set of steps. 

Providing both vehicular and pedestrian access along the river's edge 
between Penn Station and NJPAC will expose this location to the greatest 
number of people. · 

Reinforce the pedestrian activity along the riverwalk with boating activ­
ity on the water. 

Arrange new buildings so that all structures have a view of the river. 

Create a festival of commercial activity at the base of new structures 
· . along the riverWalk. Develop cafes, restaurants, bars, and shops which 

will generate street activities. 

Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 
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Existing ·~lflce Pad .. ,. 
. ~! .. 

The foundations .. are in place to conSttuct. a 22~25 story, 600,000 sq. ft. office 
building at the comer of Raymond Boulevard and McCarter Highway next to 
the Legal Center. This building will provide a sidewall for a plaza space formed 
with ~e Legal Center. This building will be in scale with One Newark Center 
(SetOn Hall Law School) which is on the opposite comer. · 

Riverfront Hotel 

A 350-room hotel will be constructed as the focal point of the plaza across 
from the two office buildings and will be set to take full advantage of the view 
down river and the historic railroad bridge. One entry to the hotel will be 
from the plaza through a large round glass lobby structure. Another access 
point will be from the extended ~enter Street alongside the riverwalk. Public 
access between the upper plaza and the riverwalk will be provided by a grand 
set of exterior steps between the hotel and the second new office structure. 

Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 
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Office Structures i _ 
: . .- ! : 

'1\vo additional office ~uildings are planned for the site. Both ·dt! 
ings will front on the river and have acCess off extendCd n ~ I 

of these structures will contain approximately 250,000 F of- : · 
will be 10 floors high. ; By keeping the office structures tiv: -~- _ 
the river will be preserved for the strudures 19,cated w t of' 

1
-:· ; 

way. :: 
> l; 

Ground Floor Commercial Use -1. 

. - ; I 
The waterfront shoul~ be a location th~t encourages a wr~~ ~ . I 

to frequent restaurants and bars, shop m stores, watch ~Vl es 
and take part in cultural events. It should be a place to wf11k ~ 
watch other people. 'People should think of the watepont '· I 

urban space with lots of interesting events and activitir' • . .. 
concept the pliin provides for extensive commercial sp at th 

. . . . . ~ 

J. 

Passaic Riverfront R8vltallmtlon 

fpeople 
the riVer 
~sit and 
elightful 
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f;tr111ctt1res proposed for the site. Shops and services will line Center Street 
~ncourage a visitor to walk from Penn Station to th NJPAC. Special 

has been made to design the base of buildings and e comers of struc­
to provide special locations for commercial activities. There will be free­

~talll<liltg kiosks and vending stalls in the public space to rovide additional 
i=OJIDDlterc:iai activity. Along the river's bulkhead, provisio will be made for 

boats and restaurant/bar barges to tie up and attr ct people walking 
the waterfront. 

1,000 car multi-level garage is proposed for a site along 
to the Don Pepi Restaurant. AUtos will enter the 

l:!,..,lli,.,. drive from McCarter Highway and/or a service ro 
IRa•vm,md_ Boulevard and runs under the elevated plaza. 

cCarter Highway 
structure off a 

, which intersects 

The New ersey Performing 
Arts Cente has set a ne\v level 
for design uality for projects 
to be loca along Newark's 
Waterfron The design effort 
and level o investment given 
the public space in. front of 
NJPAC m st extend along 
Center Str et and all the pub­
lic space a1 ng the waterfront. 
The design fthe public space, 
the streets plaza, and walk­
ways will s t the tone for the 
private b . . gs. In order to 
attract A tenants to the 
project the ublic space envi­
ronment m t be exemplary. 
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RIVERFRONT PLAZA • CONCEPT PLAN 
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DEVELOPMENT SITES 
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Development Summary· 

Factlltv 
A· Hotel (350 RoomS) 
B. Office Building (Existin2 Pad) 
C. Mixed-Use 

Office Tower 
· · Retail Base 

. ~total ' 
D. Mixed"'Use (GSA) 

Office Tower ! · 
Retail Base i 

j 

Parking ' 
Sub-total l · 

E. Parking Structure 1 

1,000 Spaces 
F. Mixed-Use (NJPAC) 

Office Tower 
Retail Base 
Parking 
Sub-total 

G. Mixed-Use (NJ PAC) 
Office Tower 
Retail Base 
Parking 
Sub-total , 

···.: 

H. Mited':'Use/Residtmtial (NJ PAC) 
I. Office Building (Hartz) 

Parking 
Sub-total 

J. Offiee Building .(Edison Properties) 
Parking 
Sub-total 

Total 

Passaic Riverfront Revitalization 

I I I 
i • I i i 

I ' II 
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I : 
i 
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Bultdlng ah 
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! 
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I 
I 

1 , OOsf 
() ~00 sf 

i 1 
~ ,,OOsf 
1~·4 000 sf 

I ; 
1 ~~( ,)00 sf 
. I ~~OOsf 
H OOsf 
iAI OOsf 

\ )00 sf 

:$( two sf · 

1: .~OOsf 
. J ~ ,()00 sf 
~)( ooost 
46 OOOsf 
45(1,000 sf 
f~( ,900sf 
~~ ',000 sf 
1S ()OO sf 

~!·~0~~! 
3~l v00M 
• 60( 1.000 sf 

~ 6() :,()00 sf 

: : I . I 

I : . 
:I'; I i : I 

I 
i 

. 'l'fllcal Floor Area 
12;500 sf/fl 
30,000 sf/fl 

25,000 sf/fl 
15,000 sf/fl 

22,000.sf/fl 
10,000 sfJfl 

. 52,000 sfJf1 

. 35,500 sf/fl 

~.ooo sf/fl . , 
15,000 sf/fl 
50,000 sf/fl 

25,000 sf/fl 
15,000 sf/fl 
4~,000 sf/fl 

Varies 
25,009 sf/fl 

100,000 sf/fl 

25,000 sf/fl 
70,000 sf/fl 

44 

Estlmateli Development 
· Height ~ost 

14 floors $35.0 Million 
20 floors $105.0 Million . 

10 floors 
1 floor 

10 floors 
·1 floor 
5 floors 

9levels 

10floors 
1 floor 

5levels 

10 floors 
1 floor 

5Ievels 

6-25 floors· 
14 floors 

4 ievels 

10floors 
5levels 

$46.4 Million 

$50.3 Million 

$12.0 Million 

$55.8 Million 

$54.4 Million 
$78.8 Million 

$77.3 Million 

$57.8 Million 
$572.8 Million 
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100 YEAR FlDOD B..EVATION 

LAND OWNERSHIP PARCEL MAP 
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KEY 
l!t!ml Public (City) 

Iii) Public (NHA) 

• Private 
~ Utility ~ 

·45 

Clarke Caton Hintz I Ehrenkrantz Eckstut & Kuhn 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
Ill 

Passaic Riverfront Revitalization 

46 

•· pl•m~n.tatlin 
··~. 7" '. ;:'j . . 

:(.,_, '; 

·. ~e~o~ni~ni of th«'. Newar~Riveifront will generate a tre endous amount 
o ;piiv~!~ investment TIPs plan ill~tes ~at the area accommodate a 

. Ii , :·· ::ii6te4' 8 Jilh.¢d-use.gffice anti/or resid~ntial structures Ius a major park-
· g.facili~. -The· total bUilding area is approximately 4.6 "oil square feet 
. . ch generates a totill building cost, excluding land and so costs, of $572.8 

.. ···. • .• Qli. ,When oo,Uplete~ tl1e hoteLaild office structures · bring 10,000 -
. i ,000 ~ew jobs fqr office ~d hotelworters into the rive nt area. 

•. >;' ; .~ • •. ' ... :, ' ' . : :• ,• '•, I 

exact boundaries between these three levels of develop nt are not clearly 
fined. There will be an ojei:lap of:efforts. Progress on ne level will sup­

p rt the other two levels of development. · 

I is important to implement a critical o1ass of construction on the prime de­
v lopm~J:lt area as quickly as pOsst"ble to demonstrate that . project is going 
t be a reality. ·Following is an outline of the steps needed be taken to get 
c nstn~ction started .. 

A proposal has been made to the Federal Genetal Se . ces Administra­
tion to build a 220,000 sf office structure on land own by the Newark 
Housing AUthority at the comer of McCarter Highway nd the extended 

. Center Street. If this proposal is accepted, it will gener te an immediate 
need to build the public improvements along the river including Center 
Street and the walkway. 

Clarke Caton Hintz I Ehren rantz Eckstut & Kuhn 
\ 



l 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
• 

PSE&G owns a 4.27 acre site located between the Legal Center Service 
Road and the river. Control of this land must shift to some entity such as 
the Newark Economic Development Corporation (NEDC) who will, be 
able to deal with the site's complex development issues. Private develo~ 
ers must be identified for the· hotel.and office building which are partly 
located on PSE&G property and partly on N'EDC.property. 

A NJDEP Waterfront Development permit application which covers all 
the proposed construction within the Prime Development Area must be 
filed and approved The Oty's redevelopment plans for this area m'iJst be 
revised. to reflect de~lopment plans. 

Cross-easements and development contracts must be worked out with 
NEDC and NY -NJ Port Authority to allow expansion of the existing Le­
gal Center Plaza, garage and service area. 

A major tenant needs to be identified to allow the existing 30,000 sf build­
ing pad at the comer of Raymond Boulevard and McCarter Highway to 
proceed to construction with a tower of 600,000- 650,000 sf. 

A financing and cost sharing plan must be created tor the 1,000 space 
garage to be built along McCarter Highway. 

In order to generate the scale of private investlnent envisioned by the master 
plan in the Prime Development Area, a method for funding the public im­
provements along the river mlist be identified. The publiC? improvements in­
clude all construction between the bulkhead and the face of the new buildings 
such as the riverwalk, extended Center Street, landscape, lighting and plaza 
areas. In addition, the public improvements include all the elements located 
along the riverfront designed to generate activity on the water including docks, 
marinas, floating restaurants and bars. The total cost for public improvements 
between Bridge Street and Jackson Street is estimated to be $59.4 million. 
ThefollowingCostofPubliclmprovementschartshowshowtheoverallproject 
can be divided into 3 seetions. Section 1, which costs $31.9 million and covers 
the·area between Penn Station and the extended Center Street is critical to the 
proposed hotel and office structures. 

Passaic Riverfront Revitalization 
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. One source for funding ~e type of public improvements described in the mas­
ter plan is the Federal 'lransportation Equity Act for the 21• Century (TEA-
21 ). In TEA-21, the U.S. Congress has recognized that transportation initia­
tives must include consideration of our natural environment and the charac­
teristics of surrounding communities. New Jersey has formulated a vision for 
the 21'' Century known as New Jersey FIRST in wlifch transportation is no 
longer treated as simply a way to travel to and from communities. We must 
view transportation as a way to enhance our economy and our quality of life. 

Satiety City Park Esplanade, NY, NY 

Given the transportation 
improvements which are 
being planned for the area 
along the Passaic 
Riverfront including the 
reconstruction of 
McCarter Highway, con­
struction of the Newark­
Elizabeth Light Rail line, 
and improvements to Penn 
Station it is clear that the 
Passaic Riverwalk would 
qualify as a TEA-21 
project. The merit of fund­
ing the riverwalk as a trans­
portation enhancement is 
increased with the provi­
sion of water taxi service 
connecting points on the 
Passaic such· as Penn Sta­
tion with other commercial 
centers - Jersey City, 
Hoboken and New York 
Oty. 
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Garden State Preservation Trust 
. . . . I 

New Jersey voters strongly supported the November 1998 refer 
serve a million acres of land from development and to spbnd 
year over the next ten ye. ars for aC9uisition of public lan~a,~laq:q 
toric preservatioli. The legislation implementing there~ nd 
acted in June 1999, specifically earmarks a proportional amo 
aid municipRlities such as Newark and Paterson. In additi n to 
acquisition and development projects, the act also increas . . 
acquisition projects. . I · j ! 
The Greeri Acres Program, an agency in the NJ Departmlt of : , 
tal Program, is responsible for the administering the pr~ fj 
review and recommendation for funding. The Green AcrF5 Pr: , 
tablished a set of planning objectives that speak directly to the Ri .~ , 

These include: I· i j 

I I I 

1b promote the economic health and quality of life qf.the st : 
areas by providing assistance for open space preservaqon d 1 

opment as integral components of urban revitalization efforr
1 .I 

1b create an interconnected system of public and priva .~ . ds and· l i I 

. greenways to protect water quality, biodiversity, and lan 
1 

and to 
preserve open space and provide recreation opportuniti~. l i l 

Their ranking system places high priority on waterfront ~ ·• :
1 

i 9 space 
corridors, urban parks and connection with historic and cWtur. . r: ~urces -
all components of the Passaic Riverfront. The opportunities fo 1 

: 4iing the ·. 
acquisition_ and development of the Rive~ont ha~e never been .i er. Tied 
together With 1EA-21, Green Acres funding proVIdes a ~n;btho · o ering . 
Sufficient resources to Unplement much Of the Riverfront rlao. ! I . 

I 

I 

I 
I 
I .. I 
i 
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e total cost of the Joseph G. Minish Park including t e bulkhead and 
ri ei\Vhlk has been estimated by the Army Corps of Bogin ers at $78.8 mil­
li n. If this funding can be obtained, it will cover a substan . part of the cost 

. o the riverwalk in the prime development area. Addiiio public funding 
w be needed to. expand the Legal Center Plaza and cons ct the extended 

nter Street. The City working with its Congressional del tion and Sena-
t must push for full funding for this project either gh the TE.A.-21 
p gram and/or the Army ColJ)S of Engineers. 

oking at the Passaic one can see that. the redevelopme t of the Newark 
verfront would benefit greatly if tlte vacant and unde tilited Harrison 
verfroot could be redeveloped. Harfison has prepared redevelopment 

p. for its riverfront and work on the Newark side will help eir efforts; The 
· f remains that.the redevelopment of all the·banks of th Passaic RiVer is 
· b ond the reach of the individual· municipalities. The indi ·dual towns and 
ci · es need both financial and regulatory assistance from e State of New 
J rsey to realize the full benefits of the river corridor. 

k should take the lead to convene a meeting of the other 15 Passaic 
r communities to discuss how they might work together improve condi­

ti ns aiong the Passaic. Part of the program wo:uld be to · the possibility 
o creating a Passaic River state park which would link thee rts of individual 

"cipalities into a linear park syStem extending 20 miles on both sides of 
· e riVer. Ju5t as the State of New Jersey has played a rol in developing a 
ri eiwaik along the Hudson River from Jersey Oty to the . . rge Washington 
B • dge, it is appropriate that the State play a major role in th revitalization of 
t e Passaic River~ 

. Clarke Caton Hintz I Ehren ntz Eckstut & Kuhn 
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C st f P bll I ts 0 0 u c mprovemen 
Section 1 Section 2 Section 3 

Penn Station to North of Center Street to South of Penn Station to Jackson 
Cost Item Center Street · Clav Street Street 

General Construction . $18,842,152 ' $9,753,482 $4,801,482 
Design Contingency 10% $1884,215 ~75,348 $480,148 

Sub-total $20,726,367 $10,728,830 $5,281,630 

General Conditions 15% $3.108 955 $1,609,325 $792,245 
Sub-total $23,835,322 $12,338,155 $6,073,875 

Overhead & Profit 8% $1,906,826 $987,052 $485,910 
Sub-total $25,742,148 $13,325,207 $6,559,785 

Construction Bond 1.50% $386,132 $199,878 $98,397 
Sub-total $26,128,280 $13,525,085 $6,658,181 

Escalation-mid construction 
04/2002 10% $2,612,828 $1~52J09 $665,818 

Sub-total $28,741,108 $14,877,594 $7,324,000 

Construction Contingency 10% $2,874,111 $1,487.759 $732,400 
Sub-total $31,615,219 $16,365,353 . $8,056,400 

Total Cost $31,615,219 $16,365,353 $8,056,400 

Artwork 1% $316,152 $163,654 $80,564 

Sub-total $31,931371 $16,529,007 $8,136,964 

Total Project Cost Phases 1-2-3 $56,597,342 

Phasing Contingency 5% $2,829,867 

Total Project Cost $59,427,209 
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evelQ.Pment along the Passaic River in Newark must compl with the NJDEP 
ules on ·coastal Zone Management N.JAC 7:7, et. seq. an obtain a NJDEP 

· · terfront developiDent permit. FolloWing iS an outliile of e significant pro­
"ons of the NJ'DEP waterfront development regulations d the impact of 
e rules on proposals for the reVitalization of the waterfro t. · 

Special Urban Areas 

ewark is classified as a Special Urban Area. The rules en urage economic, 
s cial and neighborhood development. Housing, hotels d mixed uses are 
a table in. Filled Water's Edge areas if.public aCcess p ded We assume 

thin the main study area office buildings with structured. parking facilities 
be an acceptable use. 

Filled Water's Edge 

ewark's waterfront is comprised of areas that have bee 
ed Thus, the whole Passaic riverfront in Newark is filled ater's edge. This 
ea stretches from the bulkhead to the. firSt paved publi road or p~el 

p ertylineaso£9/26/80. Thewate1jhmtportion,withinlOO eetofthe~aic 
·:ver, is required to be developed \\lith water-dependent or left unde:vel-

o . ed However, this width may. be reduced in some areas if elilarged com-
. ensurately in other areas, pursuant tO the "averaging'; · deihtes. If the 

u land portion:is 10 acres or more, then the waterfront p "on may be re­
d d in wid~h. A w&lkway of at least 30 .feet in width c . ifies as a water 
d eri.derituse. Public access must be provided The highe t intensity devel­
o ··men.t is permitted: 

Max. Impervious Cover 
Max. Pervious PaVing 
Min. Herb & Shrub Cover 
Min. Forest Cover (trees) 
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The Newark Watenroo't plan will require a continuous P"f. estt 1 ss way 
(minimum 30'-0" wide) along the bulkhead. 'This pedes~an a 1 

' ~y may 
be wider than30' -0" but within 100' -0" of the bulkhead th PI ·r1 

' ow an 
·access. road, parking and/or building structures. / . 

. ., . i 

7:7E-3.25 Flood Hazard Areas . . • • I L 
Undeveloped areas (un. paved/unbuilt) within 100 f~et of e w~e 

1 
ot be 

developed, except for water-dependent uses or low mte ty de 1 ent (3-
5% built/paved). Undeveloped flood hazard areas beyo . 100. · ' om the 
water's edge may develop at a maximum intensity of 30-5 % b . · ed sur-
faces. Developed flood hazard areas .may develop r, bu~' not ex-
ceed maximum permitted intensity (80% ). j ! J 

From historic maps, draWings and photos it is known that e ei ;verfront 
of the Oty of Newark lias been developed at one time or o e . die~ 
of its present state: On some sections of the waterfro~t e ~ • 

1 
Ian will 

propose intense rmxed l1se development and other sectio will ~ . anent 
open space. It .is expected that NJDEP ~review !he N±~k f 

1 

a total 
. concept and allow intense development m appropnate lo tio l ! 

1 . 

i ' Fill Restrictions in Flood Hazard Area 

Based on NJDEP Deliileation of Floodway and Flood ~zard 
the Passaic River prepared in 1978, the Passaic River is d.dsiJmattd 
River's floodway is deliheated at the bulkhead. The flood 
to elevation 10.2 which is equivalent to the 100 year floo 
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Housing 

ousing is an acceptable use if p~blic access is provided an the rules on the 
· tensity of development are met. The plan should support ublic transporta­

n, including bicycle facilities & pedestrian amenities. 

Resort. Recreational Use 
' . . 

ach municipality should contain at least one waterfront p k on each body of 
ater. Water-depencient recreation is encouraged. 

. Transportation 

ew roads should be determined by a clear n~ed. They sho d include provi-
s on for bicycle and footpaths, where feasible. Vehicular ss and parking to 

e Passalc should be provided. ViSual and physical access to.the waterfront 
ould be maintained. Improved public transportation fa "ties are encour­

a ed. Alternative modes and inter-modality is encouraged 

ewark's Waterfront Plan will propose a new access road t service develop­
ent and open space areas. · 

Commercial Facilities 

ew hotels, motels and restaurants are conditionally acce ble. Retail and 
ade -services are conditionally acceptable. · 

ewark's Passaic Riverfront Revitalization Plan will not to determine ex-
building use but rather encourage a mix of office,· ret · restaurant, hotel 

d cultural activities. 
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7:7E-7.14 High-rise Structures ( > 6 storles/60 feet) 

High-rise structures are conditionally acceptable, provided there is a road or 
equivalent public open area of at least 50 feet between the structure and the 
w~ter. Hi-rises should be oriented with their longest dimension oriented per­
pendicular to the shoreline and should not block the views from existing resi­
dential stx:uctures. 

This rule contemplates beachfront development and should not apply to the 
Passaic Riverfront. The buildings proposed along the Newark Waterfront Will 
be Compatible with the height of other buildings in the adjacent neighbor­
hoods or downtown area. 

Resource Rules 

7:7E·8.7 Storm Water Management 

The Newark waterfront is tidal, therefore development on the upland areas 
adjacent to the waterfront is not subject to the flood control standards of the 
act. 

Notwithstanding its tidal nature, development on the waterfront is required to. 
comply with the standards for water quality~ which require that post-develop­
ment water quality (as measured in total suspended solids) is not lower than 
the predevelopment quality. 

Storm Water Management will be designed taking into consideration all the 
property within the study area, and storm water management issues of more 
intense development sites may be solved using open space areas or under-
ground control.structures. · 

7:7E·B.B Vegetation 

Development of the study area will be required to preserve as much existing 
plant material as practical. Re-vegetation with native, indigenous species should 
be undertaken as part of site development. 
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Very little, if any, native vegetation exists due to the history of industrial devel­
opment of the Passaic River corridor. Plantings will be provided, as individual 
sites are developed, which are culturally suited to the urbanized conditions 
presently found along the riv~rfront. 

. 7:7E-8.11 Public Access to the Waterfront 

Development must provide permanent perpendicular and linear access to the 
waterfront to the maximum extent practicable, including both physical and 
visual access. 

7:7E-8.12 Scenic Resources and Design 

New buildings should be visually compatible with the environs. The Passaic 
Riverfront is not subject to the more restrictive criteria in 7:7E-8.~2(d). 

7:7E-8.13 Buffers 

·Buffers will not be required because redevelopment seeks to integrate exist­
ing and future uses and facilities, resulting in a positive Impact on the riverfront 
and the city. 

7:7E-8.14 Traffic 

Development should be designed to minimize disturbance to the existing traf­
fic systems. Alternative modes should be incorporated into new development. 
Sufficient off-street parking shall be provided. 
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